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New and additional information together 
with many readers’ comments are in- 
cluded in this second edition of ‘“‘Housing 
the Elderly” which replaces the original 
version first published in 1970. 
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Housing the Elderly is an advisory docu- 
ment dealing with desirable standards of 
housing designed specifically for elderly 
people who are sufficiently healthy and 
mobile to live independently in self- 
contained dwelling units. Its purpose is 
to assist those intending to organize, 
finance, design, or build housing for the 
elderly, and therefore it should not be 
rigidly interpreted as a manual of rules. 
Rather, it should provide a starting point 
for discussion, with local conditions 
pointing to final modifications of design 
and criteria. 

Nursing and convalescent homes, and 
hostel-type accommodation provide spe- 
cialized shelter and care facilities which 
are beyond the scope of this publication 
and are therefore not included. 


The following publications on stand- 
ards and codes should be used for refer- 
ences during the design process: 


- The Canadian Code for Residential Con- 


struction (1970) which is a development 
of Part 9 of the National Building Code 
and establishes the minimum design 
standards for housing financed under 
the National Housing Act. 


- The National Building Code (1970) has 


been adopted as a building by-law by 
many municipalities. 


- The Site Planning Handbook and Supple- 


ments, a CMHC publication, establishes 
desirable and minimum site planning 
standards for housing financed under 
the National Housing Act. 


Federal, provincial and municipal by- 
laws, codes and standards, where en- 
acted, are mandatory reference 
documents. 


Readers’ comments are welcomed and 
will be taken into account in the prepara- 
tion of future editions. Address com- 
ments to: 

Chief Architect and Planner, 

Central Mortgage and Housing 
Corporation, 

Head Office, 

Montreal Road, 

Ottawa, Ontario, 

K1A OP7 
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Introduction 


Advancing years impose many and 
varied physical limitations on the living 
habits of old people. Some will walk 
easily on level spaces but encounter dif- 
ficulty on stairs or slopes. Others will 
need canes, while a few will be confined 
to wheelchairs. Eyes dimmed by several 
decades of use will not see keyholes of 
doors in poorly-lighted corridors, nor will 
old ears respond alertly to familiar 
sounds. Arthritic hands will not turn small, 
round door knobs, nor easily manipulate 
ordinary water taps. 

Special design considerations must 
figure strongly to compensate for these 
infirmities if ease, comfort and dignity are 
to be attributes of old age. 

Yet, age doesn’t seem to diminish the 
desire to be where the action is, and 
today, this is equally as important to the 
elderly as it is to the young. 

Ease of access to public facilities, ser- 
vices and down-town areas of interest 
must place high on the list of priorities. 

A good location will also provide further 
advantages of accessibility to visiting 
friends and relatives. If proximity to the 
heart of the city is accepted as being im- 
portant, prime urban land becomes a first 
choice when planning for a senior cit- 
izens’ housing project. 

Good personnel and building admin- 
istration, and the sponsoring of social ac- 
tivities are additional features which will 
contribute to the enjoyment of the later 
years Of life. 

Current building practices favor small 
units either for a single person or fora 
husband and wife. Inevitably in the case 
of the latter, the partnership is broken 
through death. In view ot changing life- 
styles and attitudes, perhaps the philos- 
ophy of single accommodation should be 
re-examined and alternatives reviewed 
to provide for greater flexibility. Consulta- 
tion with old people on this matter could 
be both revealing and educational. Two, 
three, or possibly four-person apartments 
may encounter not only acceptance but 
also encouragement from elderly friends 
and relatives wishing to share accom- 
modation and household chores. 


Detailed descriptions of features de- 
signed to improve the quality of living for 
the elderly are contained in this publica- 
tion. They represent the ideal. It must be 
realized therefore, that building costs 
will likely exceed those generally applied 
to standard residential construction. 

However, by developing a greater sen- 
sitivity to the aspirations and problems of 
the elderly, sponsoring agencies, design- 
ers, and builders involved in providing 
housing for the elderly can improve social, 
design, and environmental characteristics 
over much of what is being built today. 

The National Housing Act, administered 
by Central Mortgage and Housing Corpo- 
ration, offers loans at preferred interest 
rates to both private and public agencies 
willing to accept a limited or non-profit 
return from financial support of housing 
for the elderly. Designers, service clubs, 
church groups, private entrepreneurs and 
provincial and municipal housing organ- 
izations are invited to visit the manager 
of the nearest local Central Mortgage and 
Housing Corporation office, and obtain 
information on financing senior citizens’ 
housing. 


The Human Dimension 


Background 

Multiple housing for the elderly can take 
several forms, including row housing, 
low or high-rise apartment buildings. 
Communal space and facilities for social 
and recreational activities may be non- 
existent in some, while in others they may 
extend through a whole range of con- 
veniences to serve both those living in 
the project and in the immediate com- 
munity. 

A philosophy underlying the design and 
construction of housing for the elderly 
must extend beyond the installation of 
walls, ceilings, floors, and even special- 
ized household fixtures and appliances. 
Admittedly, these are important, for they 
are a manifestation of concern for in- 
firmities associated with growing old. 

But, an environment having the capac- 
ity to counter the very real threats of 
physical and social isolation must also be 
created. The design can be a positive 
factor in stimulating effective employ- 
ment of leisure time, the development of 
new roles, and a sense of purpose for 
those of advancing years. 

All these social factors must have a 
proper representation within the planning 
processes. 


Objective 

Arising from these broad considerations, 
a primary objective in providing shelter 
for the elderly must be to relate the phys- 
ical structure clearly and positively to the 
human values and particular needs of 
old age. 


The Users 

Users fall into three general categories: 
the elderly couple, the single elderly per- 
son (usually a woman), and two elderly 
relatives or friends sharing a unit. Each 
has differing needs and these should be 
identified by the designer. 


Immobility 

A high incidence of immobility exists 
among the elderly resulting from a com- 
bination of age and infirmities, illness, 
and reduced incomes. Proximity to health 
and social services therefore becomes a 
fundamental planning factor. 


Handicapped elderly 

Some units in a multiple-housing project 
should be designed for the use of handi- 
capped elderly persons. These units 
should be located on the ground floor to 
allow easy egress, and should be design- 
ed according to Supplement No. 5 of the 
National Building Code—‘‘Building Stan- 
dards for the Handicapped, 1970”, and 


“Housing the Handicapped”’.1 


Design 

Design involves not only the translation 

of architecture into terms of human values 
of the elderly, but also space for recre- 
ation and social amenities. The possible 
inclusion of commercial areas to serve 
the residents, and the community by in- 
vitation, should be studied. 


1. To be published in1973 by CMHC 


Physical details designed to conserve 
energy, reduce frustration, and encourag 
social contact, also help to keep the 
elderly person mentally active and phys- 
ically fit. 

Some elderly persons may wish to re- 
main close to their immediate adult fam- 
ily, while others would happily live amon 
their own age group. A variety of living © 
arrangements is therefore desirable to 
avoid a stereotype solution. 

Some planning considerations on the 
design of social and recreational space 
are discussed in Table on page 14. 


Sense of Home 

Respect for the rights of the elderly to be 
masters in their own homes is a philo- 
sophical concept that can be translated © 
into design and managerial terms. 

Each unit within a housing project to- 
gether with the sum total of amenities 
and services, becomes home to the oc- 
cupant. The right to privacy, to decide on 
unit-sharing arrangements, the extent of 
voluntary participation in communal ac- 
tivities, and a voice in the administration 
of the project are synonymous with some 
of the attributes of ordinary home life anc 
decisions made there. 

The aesthetics of external and internal 
appearance have their impact on the 
sense of feeling at home. Problems in- 
herent in subduing or completely erasing 
an institutional atmosphere in large proj- 
ects are formidable. There are no ready 
answers, but, the creation of a non-insti- 


utional environment in these circum- 
tances poses a real challenge to physical 
nd social planners. 

The degree to which this is achieved 
vill depend largely on attitudes during 
he conceptual and design stages of 
Nanning. 


Nanagement and Communications 

‘he notion of contributing to society does 
ot disappear with the arrival of old age. 
Janagement and the community should 
ecognize that this desire to contribute 
‘an serve their self-interests as well as 
hose of the elderly. 

A project management policy involving 
esidents in daily administrative tasks 
‘yreates an important channel of com- 
nunications to develop an atmosphere of 
nutual trust and co-operation. Through 
yarticipation, residents not only learn of 
easons behind administrative decisions, 
ut also find themselves making contribu- 
ions to the process. 

The manning of a receptionist’s desk 
juring normal daytime hours, and the 
\ight-time assumption of duties—such as 
hose of a resident-manager-—by elderly 
iolunteers are possible forms of 
nvolvement. 

Encouragement of self-help in the pro- 
notion and organization of social events 
ogether with the provision of funds and 
»xternal assistance when necessary, pro- 
fide links with the neighbourhood and 
>Ommunity groups. 

Given a purpose to living, there will be 
ewer complaints, and less illness among 
articipants. 


Recreation and Social Activities 

The provision of social and recreational 
amenities, health and commercial ser- 
vices, and the employment of space for 
these purposes should offer an option 
similar to normal home life, or one of 
living with a group of similar ages with 
mutual interests. 

As well as central lounges, hobby and 
recreation rooms, there should be other 
spaces, such as informal seating areas 
by laundry rooms, in the building where 
small groups of people can associate 
with each other. 

Perhaps through physical disability or 
because of life experiences, participation 
by some of the elderly in social activities 
will be limited to the role of an observer. 
Such participation, passive as it may be, 
needs encouragement and opportunity. 


Stores, Shops and the Community 

Links between elderly residents and the 
community can be strengthened by the 
inclusion of commercial services as part 
of the project. These can provide places 
for friendly exchanges on any matter of 
topical interest. 

Such facilities, when included in large 
projects to serve the neighbourhood as 
well as the residents, offer a further stim- 
ulant for the elderly to remain a part of 
the active community. 


In small projects where the operation 
of commercial businesses is neither 
feasible nor economically sound, location 
within walking distance of shops be- 
comes important. 


Large Projects 

Many elderly support a concept of housing 
projects built exclusively for the use of 
senior citizens. This outlook may stem 
from a sense of being at ease within their 
Own age group, and relating their pace of 
activities to contemporaries. 

Economies derived from high-density 
construction are also tending to increase 
the number of units built in one location. 
The results are growing concentrations of 
elderly people in small areas creating 
possibilities of overtaxing social, recre- 
ation and health services in the com- 
munity. 

It is becoming increasingly important 
to examine, within the planning process, 
the physical and social impact of large 
senior citizens’ projects on existing 
neighbourhoods. Surveys should explore 
not only current capacities of facilities 
and services, but also the projected de- 
mand for housing by the elderly and its 
probable impact on community resources. 

There is evidence too, to indicate that 
the point of balance between an efficient 
administration of project facilities and 
recreational services, and economic 
costs, is reached at a level of about 200 


units. In larger projects, overhead costs 
tend to rise without improving adminis- 
trative efficiency, and in some cases the 


quality of administrative support declines. 


Early and continuous planning with the 
community, public and private agencies 
therefore assume importance if an order- 
ly and well-coordinated housing develop- 
ment for the elderly is to result. 


Summary 

Substantially-reduced incomes and a 
consequent inability to pay for decent, 
clean and sanitary accommodation, are 
characteristic of too many old people 
today. Many began their working lives be- 
fore the introduction of modern pension 
schemes and now depend on old age 
pensions and supplementary benefits. 
After having lived useful and productive 
lives, they are often left to their own lim- 
ited resources and too frequently to sub- 
standard housing. 

Despite assertions by our society that 
every Canadian has the right of access 
to decent accommodation, poor housing 
is often all that old people can afford 
today. 


Choosing the Site 


Location 

The incidence of car ownership among 
the elderly is low, and reliance on volun- 
teer car owners not only inhibits mobility 
but also can be demoralizing. Conse- 
quently, old people place great value on 
the proximity of public transportation, 
shops, and health and social facilities. 

These conditions are usually satisfied 
by inner city locations. 

The choice of a building site may have 
to be balanced between central and cost- 
ly urban land and outlying but lower- 
priced suburban locations. When making 
the selection, the importance of easy ac- 
cess to public transport and downtown 
amenities should be emphasized as a 
planning factor. 

Such access to facilities may well be 
the vital force to keep old people active 
in a non-institutional setting. 

Environmental factors considered im- 
portant by the elderly are listed in Ap- 
pendix 1. 


Site Factors 

Walking for exercise and entertainment 
is a characteristic pastime for old people, 
and where possible, sites should be 
chosen in a relatively level area. 

An interesting view is desirable as the 
elderly spend much time in and around 
their unit. An “interesting view” may in- 
clude trees, parks, open space, and a 
lively street on which shops, pedestrians, 
bus stops, and cars provide visual enter- 
tainment and an involvement in the ac- 
tive world. 


Building orientation 
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Average daily 
sun penetration 


Orientation 
Buildings should be sited so that lounges 
and recreation rooms, and as many units 
as possible receive some sunlight during 
the day. Orientation for the sun is also 
desirable to hasten the melting of snow 
around the main entrance of the building 
in the spring time. Direct westerly ex- 
posures resulting in excessive glare and 
heat during the summer are undesirable. 
Obviously in many cases, orientation 
will be modified by local factors, such as 
the direction of the prevailing wind, inter- 
esting views and togopraphical features. 


Noise 

Building sites near truck routes, main 
traffic thoroughfares and expressways 
should be avoided because of the high 
noise level. 


’arking, Vehicle and Pedestrian Access 


3eneral 

>The elderly do not own or drive cars to 
he same extent as younger persons. 
4owever, extended good health and ac- 
septance of the car as a requirement by 
he elderly could lead to increased use. 


Car Access 

Driveways should be provided so that 
passengers can be discharged from cars 
under cover. The entrance should be at 
driveway level so that people in wheel- 
chairs can be given easy access to the 
building. 


Visitor Space 

Planning for parking areas should take 
into account a large number of visitors 
during peak hours. 


Project Location 

If a project is located down-town near 
public parking facilities the need for on- 
stte parking spaces is, of course, reduced. 


Parking Spaces Needed 

With these factors in mind, the following 
table shows suggested total parking 
needs, including residents, visitors and 
employees: 


Approximate No. 


Location of Spaces 


Downtown, good 
access to public 
transport and 
facilities 


1 space per 6 units 


Suburb, and fair 
access to public 
transport and 
facilities 


1 space per 5 units 


Poor access to 1 space per 4 units 
public transport 

and facilities and/ 

or high rate of 


local car use 


Local By-Laws 
These suggested ratios are applicable 
only when they conform to local by-laws. 


Design 

As future patterns of car use by the 
elderly are unpredictable, site planning 
should include space to absorb possible 
expansion of parking areas. 

If outdoor parking is provided, the ex- 
posed distance from the parking lot to 
the building entrance should be as short 
as possible. Changes in grade should be 
minimized. 


Internal garages should be designed 
to allow clear circulation to prevent con- 
fusion. Elevators should stop at parking 
levels. 

Where possible, driving lanes and park- 
ing stalls should be wider than normal 
to compensate for difficulties in manoeu- 
vering. 


Gardens and Terraces 


General 

A pleasant, easily accessible outdoor 
area is essential to the development of a 
satisfactory residential environment. This 
applies especially to the elderly whose 
mobility is decreased through a combina- 
tion of physical infirmities and low 
incomes. 


Variety of Spaces 

The outdoor area should consist of sev- 
eral kinds of spaces to provide variety, 
and permit elderly people to: 


- watch normal street activities; 
» sit unobserved in a secluded quiet spot; 


sit in the sun; 


- sit under a roof in the shade; 

- sit in a large group; 

- play outdoor games such as shuffleboard; 
- have barbecue parties; 


see greenery and hear water; 
walk conveniently without encountering 
staircases; 


- have easy access to the garden from 


lounges and recreation rooms to enjoy 
good weather; 


- be able to return easily to shelter in bad 


weather; and 


- have small individual garden plots where 


permitted by circumstances and a demand 
exists. 


Outdoor facilities 
Street activity 
K A 
A place to 


watch street 
activity 


Water, 
greenery, 
and 
flowers 

Roof 

shelter 

to allow 

use in 

rain 


Secluded 
area 


Outdoor 
games 
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Trees 

Trees and shrubs are valuable compo- 
nents of a successful design. Too often 
they are placed low on the list of priori- 
ties, when in fact they also fulfil many 
useful functions such as: 

shading garden areas and providing 
pleasant places to sit; 


* enhancing the appearance of housing 


units; 


- providing a unifying element between the 


building and the site; 
shading the building; 


- providing privacy and defining areas; 


screening undesirable views; 
reducing local wind velocity; 


* providing seasonal interest; and 


providing a refuge and food area for bird 
and animal life. 


Landscaping 
Several benches with backs should be 
provided and grouped to encourage con- 


versations. Other small furnishings should 


be movable. 

Flower beds should be provided, with 
some raised to a height of two or three 
feet to allow close viewing and garden- 
ing without stooping. 

Glaring reflections from hard-surfaced 
areas should be avoided. This can be 


achieved by careful selection of materials 


and surface texture. 
Walkways should be well illuminated 
to allow safe use at night. 


— Wind 


Storage 
Storage space should be provided for 
garden tools and furniture. In many case 
this will be acommunal storage space 
controlled by the manager. 

If private gardens are provided, small 
individual storage spaces are desirable. 


ban Types 


3eneral 
Some of the most common forms of 
nultiple housing are high and low-rise 
apartment buildings, single-floor apart- 
ment buildings and back-to-back row 
nousing. Each type has its own special 
characteristics and potential, and these 
must be considered in the design process. 
Ideally, there should be a choice of 
nousing types available within a com- 
munity. 


High-Rise Apartment Buildings 
High-rise apartment buildings are cus- 
tomarily planned to reduce cost per unit 
through intensive use of premium urban 
land. It cannot be said they are the first 
choice of elderly people accustomed to 
jiving at ground level with easy access 
to the street. 

They may worry about using the eleva- 
tor, being trapped in an upper floor during 
a fire, personal confusion arising from 
corridors and doors that look alike, or the 
distance to carry laundry or shopping. 

Nonetheless, a well-located high-rise 
apartment can offer compensations. 
Proximity to good transportation means 
increased mobility, and provides access 
to community facilities and services, pos- 
sibly to some employment, and to bus 
routes for visiting. 


High-rise apartment building 


Economies are made possible by high- 
rise construction, but care and discipline 
must be exercised not to carry these 
savings to an extreme. In such an environ- 
ment, certain key design features ae- 
scribed in this publication are critical to 
its long-term social functions. It is impor- 
tant to retain these elements. To accept 
them only as being desirable, and reject 
them on the grounds of cost, may jeop- 
ardize the success of the project. 


Slab-Type High-rise Buildings 
Slab-type high-rise apartment construc- 
tion is characterized by alarge number 
of units per floor. Excessively long cor- 
ridors without natural light or views are 
shortcomings of this layout. Internally, 
this disadvantage can be overcome by 
staggering the corridors and by allowing 
daylight to enter at the ends or mid- 
points. Externally, however, large slab 
buildings pose a design problem if an 
oppressive mass is to be avoided. 

In a slab-type block requiring several 
elevators, a good case can be made for 
their separation into two separate banks. 
This arrangement will increase cost, but 
it offers alternate routes, and can be 
important in providing privacy and 
variety for the residents. 

Two elevator banks will also improve 
fire egress from the building, providing 
one elevator in each bank is designed 
and built according to Article 3.2.6.6 of 
the 1970 National Building Code. 


bd 


Effects of Height 

Some of the effects of increasing height 
on apartment living must be carefully con- 
sidered in the design. 

Wind force is one of the most important 
factors. For example, when the ground 
wind speed is five to 10 miles per hour, 
the wind speed at a height of 200 feet may 
be as much as 40 miles per hour. 

Windows and balconies must therefore 
be carefully designed to ensure they are 
usable, safe, and psychologically secure. 


Single-Storey Types 

Row-house dwellings with front and rear 
yards provide a desirable form of accom- 
modation. 

An alternative arrangement which can 
be successfully adapted for small units, 
while maintaining individual exterior 
access, is the back-to-back row house. 
This type allows private access and a 
private garden area. Unsheltered access- 
ways make this building type suitable only 
for locations with a temperate climate. 
See National Research Council, Building Digest No. 28 


Back-to-back row house 
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Ground-Level Apartment 
The single-storey apartment combines 
some of the advantages of an apartment 
building, and a back-to-back row house. 

A central corridor permits sheltered 
access to all units, each of which also 
has a private doorway to a garden area. 
Continuous, straight corridor length 
should be minimized, with occasional 
windows offering views of the outdoors. 
Individual yards offer opportunities for 
conversation and gardening. 

Because of its low-density, this type of 
project may be uneconomical to build on 
costly and central urban land. 


Single-storey apartment 
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Project Facilities 


General 

Project facilities serve a variety of pur- 
poses. Some, such as recreation rooms 
or lounges, are designed for specific 
social functions. Others, including laun- 
dry rooms, mail rooms and lobbies are 
primarily utilitarian, but can be conducive 
to casual social contact if carefully 
designed. 


Location of Facilities 

Facilities should be located to allow res- 
idents a choice between privacy and 
meeting people. For example, they should 
be able to pick up mail, or leave the 
building without necessarily passing 
through a lounge. Yet the lounge area 
should not be isolated. 

Attractive and interesting views are 
added qualities to be considered when 
planning locations of lounges, recreation 
and hobby rooms. 


Commercial Facilities 

Commercial facilities which lend conve- 
nience to the living styles of the elderly, 
and intermix them with the public, add to 
the social value of the project. Some pos- 
sibilities are the inclusion of a drug store, 
grocery store, barber shop, hairdresser, 
dry cleaning and laundry outlet. A small 
restaurant would provide an additional 
meeting place for small groups. 


Social and Recreational Facilities 

The main lobby is a significant social 
area and therefore must be more than 
just a corridor through which people 
pass. Old people enjoy sitting, talking 
and watching, and for those experi- 
encing increasing immobility these 
activities are particularly important. A 
seating area should be provided in the 
lobby, designed to promote Eoavcreations 
and allow a view of indoor and outdoor 
activities. 


Lounge/ Recreation Room 

Most social and recreational activities 
will take place in a lounge or recreation 
room. In small projects, the lounge and 
recreation room may be combined into 
one, while a large project will usually 
permit their separation into two rooms. _ 
Where still larger areas are available for 
recreation, the provison of specialized 
rooms for card playing, television, hob- 
bies, entertainment and public meetings, 
may be possible. 

When one large lounge only is pro- 
vided, movable partitions can be em- 
ployed to divide the space for a variety 
of uses. 

Small social spaces near activity areas 
like laundry rooms or elevator doors are . 
desirable, with furnishings limited to 
chairs and tables. But, their inclusion 
must not result in a transfer of space 
from the main lounge or recreation | 
rooms. 


-ocation in High-Rise Buildings 

Three locations are commonly used in 
jigh-rise buildings for social and recre- 
ational facilities: ground floor, top floor 
or basement. 


Ground-Floor Location 

ground-floor location is preferred for 
30cial amenities because of ease of ac- 
cess for guests as well as residents. 
Areas should be screened from excessive 
street noises, but not at the expense of 
an interesting view. In practice, this re- 
quirement can be met by providing a 
choice. A lounge could be screened by 

a garden wall, while an adjacent seating 
area could be provided — in conjunction 
with the lobby — to allow an unobstructed 
view of the street. 

A ground-floor location is particularly 
important when the main lounge is to be 
shared with senior citizens in the neigh- 
borhood as it will help to dispel a sense 
of intrusion. 


Top-Floor Locations 

Top-floor areas may be desirable for a 
lounge because of good views, but this 
will only be feasible if elevator service 
is provided to this floor. 

Other possible uses include roof gar- 
dens, laundry drying areas, and terrace 
extensions of indoor facilities. Several 
factors which should be considered in 
the use of these areas are protection from 
the wind, physical and psychological 
security against falling, and protection 
from noisy mechanical equipment. 


Basement 
The basement should be used only for 
facilities such as hobby rooms and stor- 
age, which do not require a view, natural 
light or access to street level. 

A basement location is acceptable for 
a supplementary recreation room pro- 
vided that other lounge areas have a 
view or access to street level. Also, the 
room should be located immediately be- 
low the main-floor lounge for ease of 
access and supervision. 


Access 

All facilities in the building should be 
easily accessible to all residents, includ- 
ing those confined to wheelchairs. Thus, 
elevators become an essential require- 
ment in multi-floor buildings. 

Doors are potential barriers and they 
should therefore be very easy to open. 
This may be achieved by using sliding 
doors with automatic opening mech- 
anisms, or conventional doors with very 
low-effort door closers. 


Tables and Graph 

Tables on pages 14 to 15 list desirable 
characteristics of communal facilities. 
Some of these are normally provided in 
all apartment buildings. Others, though 
not essential, are recommended. 

Areas and facilities will vary with the 
number of residents. Recommendations 
for area use are found on the graph 

“Facility Areas” on page 17. 
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Facility Characteristics 


(a) The building may include one, or all, or any combination of lounges and recreation rooms, 


depending on the size of the project. 
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No. Facility Function Environment Location Comments/ Equipment 

1 Vestibule/Lobby. Entry for residents and Bright, cheerful, At street and car- Locked main entrance door, opened by 
guests, sitting area for easy to maintain. access level. buzzer system in each suite. 
residents. 

2 Mail room. Mail and packages for Post Office Off the vestibule Door for the mailman off the vestibule. 

residents. Areacan also standards. or lobby. 
serve as an informal 
meeting place. 

3  Manager’s office. Reception, administra- Off lobby area. Necessary for large projects where full- 

tion, switchboard. time administrative services required. 

4 Cloak room. Place for coats, hats, Close to lobby 

boots, etc., for guests and recreation 
attending social and rooms. 
recreational functions. 

5 Public For guests and residents Clean and Near lounges and Applicable code standards will dictate 
Washrooms. during social and recre-_ sanitary. recreation rooms. required number of fixtures. Bathroom 

ational activities. design should be in accordance with 
“Building Standards for the Handi- 
capped’, Supplement No. 5 to the 
National Building Code, 1970. 

6 Medical room for Diagnosis and treatment Well lighted, Near entrance Needed when project is located away 
visiting doctor. of residents. clean and lobby. from medical services. Washroom is a 

sanitary. medical requirement. 

7 Kitchenette. Light snacks, coffee, Functional, see Adjacent to rec- 

and parties. “Kitchen Section”. reation room. 

8 Chair storage. Storage of chairs and Adjacent to Generous area is essential. 

tables, and miscel- recreation 
laneous equipment. room. 
9 Recreation Parties, dances, meet- Bright, easy to Direct access Hard-surface floors. Provision for audio- 
room. (a) ings, and simultaneous maintain. Good from lobby for visual equipment and space for a piano. 
use by small separate view desirable. guests, and easily Adequate storage is essential. 
groups. accessible to 
exterior terraces 
or balconies. 

10 Combined Convertible to suit both Bright, easy to As for Serial 9 Hard-surface floors in part of the area. 
recreation-(@) recreation room and maintain. Good above. Provision for audio-visual equipment and 
lounge room. lounge functions, or view desirable. space for a piano. Movable partitions to 

one large space with permit simultaneous functions. There 
movable partition. should be complete sound separation. 
Adequate storage is essential. 
11. Lounge room.(@) Card games, reading, Quiet, warm, Possibly ground- Carpet floors, movable partitions, 
meetings, chatting. intimate. Good floor with direct comfortable furniture. 
view desirable. access from lobby 

for guests. Direct 

access to exterior 

terrace or balcony. 

12 Small meeting Social contact Informal. ‘Possibly adjacent Chairs and tables. Not to be considered 
places. (4) associated with to laundry rooms, a substitute for a main lounge or recre- 

activity area. elevator stops, etc. ation room. 

Notes: 


0. Facility 


Function 


Environment 


Location 


Comments/ Equipment 


» Bar. 


Chatting, drinking, and 


parties. 


Friendly, intimate. 


In the lounge area, Could be commercially or co-operatively 
could use kitchen- managed and operated. 


ette facilities for 
washing up. 


+ Shops, restaurant, 


and other com- 
mercial areas. 


To conserve energy and 
provide convenience 


in large projects. 


Indoor mall a 
possibility, par- 
ticularly for 
large projects. 


Ground floor, 
good view of the 
street. 


Shops could be leased commercially or 
run by a residents’ co-operative. 


> Exterior terrace, 
or large balcony. 


Sunning, chatting, 


parties, viewing street life. 


Sheltered from 
rain and sun. 


Adjacent to recre- Exterior lights, electrical outlets, barbe- 


ation room or 
lounge. Provide a 


good view of street 


or landscape. 


cue desirable. 


~ 


5 Garden. 


7 Superintendent’s 


suite. 


8 Laundry room. 


Visual enjoyment, 
strolling and 


possibly gardening. 


Variety — shady 
and sunny areas 
with seats. Trees 
for shade and 
seasonal interest. 
Rich, visual exper- 
ience with a wall 
or fence to protect 
against street 
noises and 
intrusions. 


Close to main 
floor circulation 
areas and wash- 
rooms. 


Space for individual resident gardening 
if there is a demand and the site permits. 
Storage for gardening equipment and 
lawn chairs. Pool or fountain a desirable 
feature. 


Residence for superin- 
tendent and his family. 


Near entrance 
lobby. 


Administer normal apartment facilities, 
terminal for unit emergency alarm and 
elevator alarm system. Assume a two- 
bedroom unit of approximately 850 
square feet of floor space. 


Automatic machines for 
washing and drying. 


Easy to maintain 
with natural light 
and space for 
some chairs, as 
area may also 
serve as an infor- 
mal meeting 
place. 


Desirable on 
each floor with 
occupants having 
direct access 
without encount- 
ering intervening 
stairs. 


Suggested scale of washers and dryers: 


(a) One main laundry room—one washer 
and one dryer per 20 units; 


(b) One laundry room on each floor — one 
washer and one dryer per 12 units; 


(c) As well, all laundry rooms should be 
equipped with sinks and sorting 
tables. 


9 Hobby room. 


Hobbies for pleasure and 
possibly to supplement 


incomes. 


Easy to maintain, 
with hard-surface 
floors, and well- 
ventilated and 
lighted. 


Interior location, 
perhaps in the 
basement. 


Wooden work benches, sinks, adequate 
electrical outlets, and lockers to store 
personal equipment and materials. 


20 Building repair 
and storage. 


Maintenance space to 
repair windows, lounge 
furniture, etc., and to 


store equipment. 


As for Serial 19 
above. 


Basement. 


Work benches, electrical outlets. 


21 Garbage room. 


Garbage stored for 


pick-up. 


Well ventilated 
and dry. 


Adjacent to truck 
access, probably 
in the basement. 


Essential for large projects. 
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ncluded in this area: 

_ounges, Recreation Rooms, 

dobby Rooms, Small Meeting Rooms, 
<itchenettes 

Any other area intended primarily for 
social or recreational purposes. 


Sq. ft. of area 
to be provided 


Not included in this area: 


Lobbies, Circulation areas, Laundries, 


Washrooms, Cloak Rooms, Storage 
Any other area primarily functional in 


Note: 
Regardless of actual occupancy, this 


graph is to be interpreted on the basis of: 


One-person occupancy for bachelor 


purpose. dwelling units. 
Two-person occupancy for one-bedroom 
dwelling units. 
. : 
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20 100 
2. a persons 


Suggested minimum area of social and 
recreation facilities to be provided in 
housing for the elderly. 
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Elevators 


General 

Elevators are a key element in multi-floor 
buildings to compensate for !oss of 
mobility experienced by elderly people. 
Even a two-floor walkup building reduces 
the housing options of those who find it 
difficult or impossible to use stairs. 

In these circumstances, the need for 
elevator service has to be balanced 
against need, desirability and costs. 

To assist in arriving at a conclusion, 
the following criteria are offered. 


Elevator Criteria 

Buildings having two or more storeys 
above grade should be equipped with at 
least one elevator. 

Buildings having four or more storeys 
above grade with less than about 100 
units, should be equipped with two 
elevators. 

Buildings having two or more storeys 
above grade with more than about 100 
units, should be provided with at least 
two elevators. 

Safety and reliability are more impor- 
tant than speed. 
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Design 

At least one elevator should have a mini- 
mum interior cab size of 5-feet by 7-feet 
to accommodate a stretcher. 

There should be an access to a secon- 
dary building entrance from this elevator 
for stretcher cases. This entrance and 
passageway can also be used for moving 
furniture. 

Handrails should be provided on three 
sides of the cab at a height of 2-feet 
9-inches. 

A shelf for packages should be pro- 
vided in the cab, and in each elevator 
lobby. The shelf should be at least 8- 
inches wide by 1-foot 4-inches long, 
mounted at a height of about 2-feet 
6-inches. A fold-down type of shelf may 
be used. 


Doors 

Doors should open and close slowly and 
have a very quick response re-opening 
sensor. 


Safety 

A manual elevator lowering device should 
be incorporated which can be safely 
operated by building maintenance per- 
sonnel. 


Controls 

Control buttons should be arranged 
horizontally not more than 4-feet 8-inches 
from the cab floor to permit their use 
from a wheelchair. 


Elevator controls 


00 i 
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Lighting 
Lighting levels should be higher than 
normal. 


Intercom 

There should be a voice intercom system 
connecting the elevator cab with an 
alarm bell and receiver located in the 
manager’s office or in the lobby. 


Refer to 

National Building Code 1970, Section 
3.2.6.6, and “Building Types Section” of 
this publication. 


Stairs 


General 
Despite the need to avoid changes in 
level as much as possible, stairs are often 
necessary. However, over-exertion and 
fatigue resulting from their use can be 
reduced by following a few simple rules. 
Perception difficulties make it impor- 
tant to provide at least three risers per 
flight. Stairs should be designed with 
straight, short runs, and a maximum of 
10 risers per flight. Steps should have 
plain faces with no projecting nosings or 
open risers. 


Dimensions 

All staircases, including means of egress 
should be designed with a maximum rise 
of 7”, aminimum run of 10%”, anda 
minimum tread width of 11”. The product 
of rise and run shall not be less than 70, 
or more than 75. 


Finishes 

Treads should be non-slip, with inset 
abrasive strips, or abrasive surfaces. A 
soft plastic nosing of contrasting color 
should be used over carpeting. For other 
stair finishes, treads and risers should 
contrast in colors to eliminate visual 
confusion. 


Stair section 


2-0" 4 


pe 


10%” min. 


— 


= 
7” max. 


Handrails 

Handrails should be provided on both 
sides of stairs at a height of 2-feet 9- 
inches above the nosing. Handrails 
should extend 2-feet minimum beyond 
the last step in a flight, and should be 
continuous around landings. Tubular 
handrails of at least 134-inches diameter 
are recommended for ease of grip. 


Refer to 


National Building Code, Part 3 and 9, and 
Supplement No. 5. 


Ramp incline 


- 


= — 1:12 to 1:20 


Ramps 


General 

Ramps must not be considered as substi- 
tutes for stairs, rather, they are supple- 
mentary to them. Also, changes in level 
should be avoided as much as possible 
as elderly people confined to wheelchairs 
may not be strong enough to propel 
themselves up ramps with significant 
gradients. 

In regions with severe winter weather, 
exterior ramps should be covered. If this 
is not possible, a high level of mainte- 
nance and snow removal becomes man- 
datory. 


Design 

A curb 6-inches high or guard rail 
mounted about 8-inches above the ramp 
deck will be necessary to prevent wheel- 
chairs from slipping over the edge. 

If a change in level is necessary, a 
gradient of 1:20 is preferred, but in any 
case, should not exceed 1:12. The latter 
should not extend beyond lengths of 
30-feet. 

The length of upper ramp landings 
should be at least 3-feet, free of door 
swings. 

Lower ramp landings should be a mini- 
mum of 6-feet in length. 

Intermediate ramp landings 4-feet long 
should be spaced at intervals not exceed- 
ing 30-feet and at changes in direction. 


Handrails 


Ramps should be equipped with hand- 
rails to provide support for those who 


Ramp with curb 
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walk with difficulty, and to assist those in 
wheelchairs. Handrails placed on both 
sides at a height of 2-feet 9-inches may 
provide a satisfactory solution. But, a 

far better design is to have two sets of 
handrails on both sides, one set at a 
height of 3-feet, and the other at a height 
of 2-feet 6-inches for wheelchair use. 

To allow passage of wheelchairs, the 
clear unobstructed width between hand- 
rails may range from not less than 2-feet 
10-inches to 3-feet 2-inches. 

Handrails should extend a minimum of 
1-foot beyond ramp terminals. 

Tubular handrails are recommended 
and should be 1%4-inches in diameter to 
assure a firm grip. 


Finishes 
Ramps should have non-slip surfaces. 


Refer to 


National Building Code, Parts 3 and 9, 
and Supplement No. 5. 


Ramp with guard rail 


Corridors 


General 

Corridors must be carefully designed if 
they are to compensate for physical and 
visual deterioration. 

Slip-resistant floors and high lighting 
levels are necessary features. Individual 
entrances boldly marked by colors, unit 
numbers, and lighting, are desirable ele- 
ments. These would add cheer to the 
environment, and in a practical sense, 
help to identify private spaces. 

An institutional corridor atmosphere 
can also be softened through intelligent 
use of color, the provision of outside 
views, and well-designed artificial 
lighting. 


Design 

Perception studies of reactions of people 
indicate a negative emotional response 
to corridors which, for reasons of econo- 
my, tend to be long and narrow. Ideally 
therefore, corridor segments should not 
be more than 30 to 40-feet in length. 
Where this is impossible, lengthy corri- 
dors should be broken by staggering or 
angling them, and by color and texture 
variations. 

Windows can provide light and visual 
interest. 

Corridors should be at least 5-feet 
wide. Where handrails are provided, they 
are needed on both walls of the corridor 
so that an elderly person with a disabled 
right or left hand, can use the support on 
either side. 


Desirable corridor treatment 
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Handrails should be thick to ensure a 
good grip. If tubular handrails are used, 
they should be at least 134-inches in 
diameter, and mounted at a height of 
2-feet 9-inches. 

When handrails are interrupted by a 
doorway or opening, they should return 
to the wall before being terminated or 
have some form of tactile warning about 
6-inches from the ends. 


Changes in Level 

Where changes in level are necessary in 
corridors, it is recommended that the 
standards set out in the “Ramp” or 


“Stairs Section” be applied. 


Lighting 
The level of illumination should be higher 
than normal. 


Corridor handrails 


Two methods of 
terminating 
handrails 


Heating, Cooling and Ventilation 


General 

As a general rule, mechanical systems 
provide heat and ventilation in large 
buildings according to the assumed 
needs of “average people’’. These are 
usually young and active persons, and in 
this respect, the elderly are far from 
average. They spend more time in their 
units, are less active, and more suscep- 
tible to respiratory ailments and colds 
than younger people. As a result, there is 
a need for higher operating temperatures 
in winter, a degree of humidity control, 
and the elimination of drafts. 


Heating Requirements 

The system should be capable of main- 
taining a temperature of 75-degrees 
fahrenheit at a height of 6-inches from 
the floor. At 2-feet 6-inches above floor 
level, the temperature variation should 
not exceed 3-degrees fahrenheit. 


Air Cooling 
Small apartment units tend to be uncom- 
_fortably hot during extremes of summer 
temperature, and consequently can be 
the cause of great discomfort to old 
people. 

Air cooling is not accepted at present 
as a necessity in most apartment build- 
ings despite the trend towards increasing 

use. As most buildings built for the elder- 


Corridor section 
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ly today have a long useful life, it would 
seem rational to incorporate a capability 
for a future air cooling system into the 
design and construction. 


Humidity Control 

Despite the extra cost, the installation of 
a system to maintain a relative humidity 
of at least 25% is very desirable. 


Mechanical Ventilation 

There is some evidence to suggest that 
many old people experience a feeling of 
lack of air in public areas with sealed 
windows. Accepting this condition, a 
higher-than-normal rate of mechanical 
ventilation is recommended for such 
areas. 


Forced Air Systems 

Forced air systems should include effi- 
cient air filtering and low-velocity diffu- 
sers. Special attention is needed in the 
design of ductwork to prevent the trans- 
mission of noises and odors from unit to 
unit. 


Radiant Heating 

Providing there are sufficient and care- 
fully-placed radiant panels, this system 
can be one of the best. Costs are some- 
what higher, and a separate system is 
needed for humidity control. 


Hot-Water Convection 
This is a well-tried system requiring sep- 
arate ventilation and humidity systems. 


Temperature and humidity 
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Electronic Systems 


The Need 

High rates of sickness and accidents and 
lone occupation of units, indicate the 
need of an alarm system to call for help. 
An old person may easily have a fall, ac- 
cident, or become ill and virtually help- 
less without anyone becoming aware of 
this fact. On this basis, an alarm system 
connecting each dwelling unit to a central 
control point is recommended. 


Dwelling Terminal 

There should be two terminals of an 
alarm system in the dwelling unit, well 
marked for daytime use and illuminated 
so they can be seen at night. One should 
be located in the bathroom as many acci- 
dents occur there, and the other placed 
in the bedroom. 

If only one alarm button is provided, 
the bathroom is a preferred location. 

Buttons should be placed no more than 
2-feet above floor level so they can be 
reached from a lying position. 

An acceptable alternative is a com- 
bination of telephone and alarm system 
which has the advantage of allowing two- 
way communication. 
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Central Terminal 
The location of the central terminal can 
vary according to local conditions. 

The provision of a superintendent’s 
apartment offers possibilities for a 24- 
hour response. 

Another possible location is the lobby 
where the system can be combined with 
the directory annunciator or perhaps 
with the fire voice-communication system 
terminals. 

Another alternative is to employ a tele- 
phone switchboard using a telephone 
type of alarm system, but this solution is 
practicable only when there is 24-hour 
staffing. 


Alarm system 
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Fire Safety 


Vulnerability of the Elderly 

The elderly are especially susceptible to 
the effects of fire and smoke, and their 
survival during an alarm may well depend 
on the issue of clear and concise verbal 
escape instructions. 

To increase safety in the event of fire 
in high buildings, Sub-section 3.2.6 of the 
National Building Code recommends a 
voice communications system in residen- 
tial buildings more than twelve floors 
high. 

Many senior citizens’ projects include 
buildings of less than twelve floors, and 
future construction will undoubtedly fea- 
ture many such low-rise structures. 

Taking into account the vulnerability 
of old people during a crisis, it is strongly 
recommended that the National Building 
Code requirement for a voice communi- 
cation system be extended to include all 
residential construction for the elderly 
having more than one floor above ground 
level. 


Balconies 

The design and provision of balconies 
can be an additional fire-safety factor. In- 
dividual unit balconies or large balconies 
on each floor can be used as a refuge 
from smoke, and as an escape point to 
fire-truck ladders. However, equipment 
limitations restrict the reach of fire lad- 
ders to a height of about nine floors. 


Smoke and Heat Detectors 


Local fire regulations and by-laws regard- 


ing smoke and heat detectors should be 
checked to ensure compliance. 


Fire Access Routes 

The effectiveness of fire-safety installa- 
tions within the building will be danger- 
ously undermined if fire trucks and ambu- 
lances cannot reach all sides having 
windows, balconies, and evacuation 
points. Clear and unobstructed fire- 
access routes are therefore vitally im- 
portant, and early consultation with local 
fire-fighting authorities is essential. 


Sound Control 


General 

Two main factors create a need fora 
high standard of sound control in housing 
for the elderly. 


Hearing Capacities 

The first factor results from the broad age 
span of those considered to be elderly. 
Within this span there are also differing 
levels of hearing capacities, ranging from 
a normal degradation of hearing because 
of old age to extreme deafness. 

Very annoying noise problems can 
arise when an almost deaf person turns 
the television or radio to full volume, and 
in the adjacent unit, the occupant has 
normal hearing. 

Admittedly, this example represents 
the extreme. But even so, the standard 
sound transmission loss-rating of the 
dividing wall will not be sufficient to pre- 
vent the passage of a disturbing volume 
of sound from one unit to another. Com- 
plaints are sure to result, and if a solution 
cannot be found, there may be a break- 
down in health. 


Undisturbed Sleep 
The second factor bears on the need for 
undisturbed sleep. 

Within any group of old persons, there 
is a great variation in sleeping and rest 
_ patterns, ranging from morning or after- 
noon naps to early or late rising and 
retirement. Noises transmitted from 
adjacent units will often interrupt the 
occupant’s rest or sleep. Research has 
proven that interruptions of sleep cycles 


have adverse effects on most individuals, 
and it is probable this effect would be 
especially applicable to old people. 


Recommendation 

Attempts to eliminate noise problems 
completely within the context of all these 
variables is almost impossible. Certain 
design measures will, however, help to 
diminish noises to a more tolerable and 
acceptable level. 

Walls and floors separating dwelling 
units for the elderly should be designed 
for a Sound Transmission Coefficient 
(STC) Rating of 50 rather than the stan- 
dard of 45. 


Windows 

Windows facing sources of noise should 

be double glazed and weather stripped. 
The transmission of normal noises 

through open windows can be aggravated 

by those originating on the street below 

and being reflected inwards by the under- 

side of balcony slabs. The volume can 

be lowered by using a balcony slab with 

a rough underface texture to break up 

some of the sound waves. See ‘“‘Balconies 

Section”. 


Doors 

Doors are also agents for noise trans- 
mission. Solid-core doors are usually a 
normal requirement for fire safety in 
multi-storey buildings, but as well, they 
are essential for sound control. Sound 
stripping must also be applied to ensure 
their effectiveness as sound barriers. 
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Design Considerations 


Elements of design to improve the effi- 
ciency of a variety of dwelling units and 
to make them more livable for the elderly 
are described in this section. Although 
these features apply to apartments and 
row housing, some may also serve as a 
useful guide in the interior layout of 
detached homes. 

Arising from long and varied life 
experiences, shelter aspirations of the 
elderly differ widely and cannot be 
expected to be satisfied by most con- 
temporary forms of senior citizens’ hous- 
ing. It follows that the provision of variety 
in housing forms to allow an element of 


choice becomes a primary consideration. 


Most dwelling units designed for the 
elderly are smaller in floor space and 
have fewer rooms than traditional resi- 
dential accommodation. At present, 
elderly singles are usually housed in 
bachelor units with bed-alcoves, and 
couples in one-bedroom suites with 
enough space in the bedroom for a 
double bed. These two types of units 
represent the range of subsidized hous- 
ing generally available to old people. 

With increasing longevity, and a lower- 
ing of age eligibility for entry to senior 
citizens’ housing, occupancy may well 
run up to 30 years or more. It is probable 
that dissatisfaction with bed-alcove units 
will increase with such long periods of 
tenure. 
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One province now provides nothing 
smaller than one bedroom units within a 
rationale of achieving greater flexibility 
in the allocation of accommodation. 
Thus, if one marriage partner dies, the 
other is not forced to move. This trend 
towards one-bedroom units is encourag- 
ing as such a policy offers improved 
living standards. 

Substantial research and experimenta- 
tion is needed to develop various forms 
of single and multi-bedroom dwelling 
units for elderly people. Consultation with 
the elderly is important in this context, 
with project designers and sponsors 
being receptive to their ideas. 

The provision of units suited to the 
requirements of persons who cannot be 
accommodated in one-bedroom units 
also requires exploration. A couple and 
a relative, or two or three or more 
friends, are examples of such groupings. 
Obviously, there are many possible 
solutions, ranging from two and three- 
bedroom apartments of conventional 
size and design, to units with smaller 
bedrooms of different sizes. 

Advantages accruing from multi- 
bedroom units could benefit both the 
elderly and management. 

The cost of shelter per occupant would 
be reduced through the sharing of kitchen 
and bathroom facilities. Flexibility in 
allocating accommodation, and adaptia- 
bility to possible future uses by a wide 
range of tenants, should appeal to 
management. 


Understandably, if multiple occupancy 
is to be successful, a complete freedom 
in the selection of compatible co-tenants 
must be given to those wishing to share 
a unit. 

Imaginative planning, and thoughtful 
and careful designs are therefore of the 
utmost importance if a variety of living 
environments are to be satisfactorily 
created from small floor areas. 


Typical Bedroom furniture dimensions 


Double bed Bedside table 
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417-8" 


Single bed 


Dresser for 2 persons 


The Bedroom 


Function 

Old people probably make greater use of 
the bedroom than any other room in 

the unit. This is due in part to the need 
for rest periods, but as people grow older 
they also become more susceptible to 
illness and are bedridden more frequently 
than those who are young. 

Spaces around beds and other furni- 
ture should be generous to compensate 
for loss of agility. This is especially true 
of bed-sitting rooms. 


Design 

The sketches show suggested minimum 
space requirements for three different 
arrangements: single-bed alcove for 
bachelor units, double, and twin-bed 
layouts for bedrooms. 

The twin-bed layout becomes particu- 
larly desirable when one member of a 
couple is ill or bed-ridden for any length 
of time. 

Bedrooms should be designed to 
accept a television and chair, as well as 
normal bedroom furniture. Windows 
should be placed to allow a view from 
the bed. 


Bed-alcove Bedroom for double bed 


+ 
+ 
+ 
+ 
+ 
+ 
+ 
+ 
+ 
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Living-Dining Area 


Use of Space 

Living-dining areas in dwelling units for 
the aged are usually small. Careful 
placement of doors, windows, and cir- 
culation space is therefore essential if 
maximum use is to be made of the avail- 
able floor area. 

Television is extensively used for en- 
tertainment and the layout should take 
this into account. 

When the living-dining and kitchen 
areas are combined, a folding partition 
or curtain should be provided to screen 
the two from each other. 


Bedroom for twin beds 
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The Bathroom 


Importance 

An efficient bathroom is important to any 
household. But, in the daily routine of 
the elderly, no other room plays a more 
significant part in terms of functional 
need, safety and convenience than a 
bathroom designed to meet failing stan- 
dards of strength, eyesight and physical 
stability. 

Apart from a somewhat higher-than- 
normal use by day, frequent use of the 
bathroom is common at night. The route 
from the bedroom should be direct and 
unobstructed, and sufficient space should 
be provided for the passage of a wheel- 
chair into the bathroom. 


The Door 

The bathroom door should be a minimum 
of 2-feet 8-inches wide and open out- 
wards. If a lock is provided, it must be 
operable from the outside. 


Safety 

Bathrooms tend to be gleaming and 
glossy with slippery wall and floor sur- 
faces. While these may be characteristic 
of traditional bathrooms, some modifica- 
tions are essential if elderly people are 
to be protected from slips and falls. 


Floor Finish 


Floors should be non-slip, resilient, im- 
pervious to water, and easy to maintain. 
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Grab Bars 

Grab bars are needed to help the elderly 
use the bathtub and toilet safely and con- 
veniently. Understandably, the number 
of grab bars and their location will vary 
according to the arrangement of equip- 
ment. As an example, three layouts are 
shown to provide some indication of the 
requirement. 

Getting in and out of the bathtub can be 
difficult, and a vertical grab bar will pro- 
vide support and confidence when step- 
ping into the tub. A grab bar will also 
assist in lowering the body into the water, 
and will improve steadiness when taking 
a shower. 

For use of the toilet, one adjacent angled 
grab bar is needed for convenience and 
help in lowering to the seat and subse- 
quently rising from it. 

All grab bars should be capable of 
withstanding a 300-pound pull. 


Layouts 

Many layouts are possible, but three 
variations are the most common with 
each having its own advantages. 


Design “A” 

In the first layout, the toilet is placed by 
the wall with the wash-basin next to the 
bathtub. This arrangement allows easy 
placement of the toilet-paper holder and 
grab bar on the wall, while at the same 
time, the wash-basin edge can be used 
as a support for getting into and out 
from the bathtub. 


Bathroom design ‘‘A"”’ Bathroom design ‘‘B”’ 


4 _—~. Grab bar 


Grab bar 
Size: 
5’-0" x 7-3” 
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A vertical grab bar mounted on the 
wall near the bathtub, and grab bars 
on the bathtub wall are recommended. 
In addition, an angled grab bar 
should be provided on the wall by the 
toilet. 


Design ‘“B”’ 

This second layout places the bathtub 
against the wall opposite the wash-basin 
and toilet. As in Design ‘‘A’’, separate 
grab bars should be provided for the 
toilet and tub. 


Design “‘C”’ 

The third layout is similar to Design “‘B” 
with the exception the wash-basin is 
installed in a vanity. The vanity can be 
used for storage and the toilet-paper 
holder can be mounted on its side next 
to the toilet. 


Bathtub 

A bathtub with a non-slip bottom should 
be used. Two soap dishes should be 
provided, one mounted high to prevent 
stooping while showering. 

One vertical grab bar should be mounted 
near the faucets, to ease entry into the 
tub. A second grab bar, angled or in an 
“Ll” shape, should be placed on the back 
wall to assist in rising from a sitting posi- 
tion, and for use while taking a shower. 
A third grab bar mounted horizontally on 
the wall opposite to the faucets is also 
desirable. 


Bathroom design ‘'C"’ 


About 4’-6” 
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Shower 

Many old people have shown a preference 
for a hand-held, flexible cable-hose type 
shower. This should be mounted ona 
vertical minimum 3’—0” long sliding rail. 


Toilet 

A toilet-mounting height of 1-foot 5- 
inches is preferable to the more usual 
1-foot 3-inches because of the difficulty 
old people may experience in lowering 
to asitting position. The higher mounting 
height may be practicable only with 
cantilever type units. 


Wash-Basin 

The cantilever type of wash-basin is 
recommended as it can be used by a 
person sitting in a wheelchair. Mounting 
height should be approximately 2-feet 
9-inches from the floor and it should be 
designed to withstand an edge load of 
250-pounds. Special brackets may be 
required to support the basin for this 
edge loading. 

A wash-basin built into a vanity counter 
is another desirable arrangement. For 
wheelchair use, the vanity storage would 
have to be deleted. 


Medicine Cabinet and Mirror 

The medicine cabinet should be recessed 
into the wall and have sliding doors. 
Glass shelves should not be used. The 
top shelf should not be higher than 5-feet 
above the floor. 


Bathtub arrangement 


Section through bathtub 
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Thermostatic Control 

For reasons of safety, a thermostatic 
control should be provided to limit water 
temperature to 120-degrees fahrenheit in 
the bath and shower units. 


Faucet Handles 

Lever-type handles are strongly recom- 
mended as arthritic persons find conven- 
tional knob-type handles difficult to use. 


Heating 

A supplementary radiant heat source, 
preferably located in the ceiling, is recom- 
mended. The equipment should be 
governed by a 20-minute time switch that 
is not connected to the bathroom light 
switch. 


Alarm System 
Although the recommended system is 
described under the “Electronic Systems 
Section’, salient points are repeated here. 
A terminal should be located in the 
bathroom to make an alarm call in the 
event of sickness or an accident. The 
button should be near the toilet at a 
height of about 2-feet above the floor and 
should be clearly marked and illuminated. 


Toilet and grab bar 


Kitchen 


General 

Physical characteristics of the aged 
hamper normal kitchen functions of food 
preparation, cooking, dish-washing and 
eating. 

Reaching to high shelves and stooping 
to low ones are difficult because of a 
general stiffening of limbs. 

Standard faucet or small cupboard 
handles cannot be grasped efficiently by 
weakened or arthritic hands. 

Poor vision calls for a higher-than- 
normal lighting level, especially over 
sinks and stoves. 

Full-height pantry cupboards should 
be installed in units for the elderly. 


Cupboards 

Cupboards should not be placed over 
stoves or refrigerators. If cupboards are 
built over the counter, the height of the 
top shelf should not exceed 4-feet 8- 
inches above the floor. 


Cupboard Doors 
Sliding doors in overhead cupboards are 
safer to use than normal swing doors 
but are less efficient. Swing doors should 
be as narrow as possible to avoid pro- 
jecting beyond the counter top. 

Pantry cupboards should have bi-fold 
or swing doors, but not sliding doors. 


Shelving 
Shelving which is completely adjustable 
in height is the most suitable. 

Fixed shelving should not exceed a 
maximum height of 5-feet 3-inches and a 


Pantry cupboard Section through counter 


minimum of 1-foot 3-inches above the 
floor. Shelving widths should be about 
11 or 12-inches. 


Delivery Cupboards 

Delivery cupboards for milk, bread and 
groceries should be installed at kitchen- 
counter height. 


Broom Closet 
A separate broom closet is preferred but 
it may be combined with a storage locker. 


Kitchen Sink 

Provision of a minimum width of 2-feet 

2-inches for knee space under the sink 
is desirable to permit the use of a stool. 
The underside and plumbing should be 
enclosed to prevent burns and scalds. 


Kitchen Counter 

The standard height of 3-feet is recom- 
mended. However, if a high proportion 
of residents are permanently confined to 
wheelchairs, the installation of some 
kitchen counters at a height of 2-feet 
9-inches should be considered. 


Stove 

For reasons of safety, electric stoves 

are recommended. Controls should be at 
the front of the unit, easy to reach, and 


Section through sink with knee space 


Supplementary 
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identify by either sight or touch. Stoves 
should be placed away from windows to 
reduce the danger of setting curtains 
on fire. 


Refrigerator 

Standard, upright refrigerators are 
recommended. Small, undercounter units 
are unsuitable as their use involves 
difficult stooping. 


Dishwasher 

A dishwasher is a very desirable piece 
of equipment but costs and space may 
limit its installation to special cases. 


Lighting 
A supplementary light should be placed 
over the sink. See “Lighting Section’. 


Handles 

Lever-type taps, and large handles on 
cupboards and drawers are strongly 
recommended. 
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Storage Space 


General 

Three main types of general storage 
space are provided in multiple housing — 
a storage closet in the individual unit, 

an individual locker in a common area, 
and a common storage room. 

Past experience has shown that in- 
dividual lockers in a common area are 
neither popular nor fully used. Of the 
other two types, tenants much prefer 
storage facilities in the unit. 

Standards for storage areas in housing 
financed under the National Housing 
Act are set out in the Canadian Code 
for Residential Construction. Storage 
closets are not a requirement in units 
constructed for the elderly. 


Nevertheless, old peoples’ preferences 


should be taken into account, and it is 
therefore recommended that at least a 
portion of the overall storage area re- 
quired by the Code, be allocated to 
provide a general storage closet in each 
unit. The residue can go towards a 
common storage room elsewhere in the 
building. 

Hall, linen, and bedroom closets re- 
main a standard requirement. 


General Storage in the Unit 
When general storage closets are pro- 
vided in the units, they should have a 
minimum of 64-cubic feet of space for 
bachelor and 96-cubic feet for one- 
bedroom units. 

At least three shelves should be pro- 
vided, each with a minimum width of 
1-foot 4-inches. The lowest shelf should 


Combined closet and linen cupboard 


Shelves — 
maximum 


be about 2-feet 6-inches from the floor, 
with other shelves spaced upwards 
1-foot 4-inches apart. 

Adjustable shelves provide an ideal 
solution. 


Combined Storage 

A combined bedroom and linen closet is 
recommended as this arrangement saves 
space and reduces the number of cup- 
board doors. 


Balconies 


General 

Many old people are largely confined to 
their dwelling units, and balconies offer a 
welcome change of air, a chance to see 
street activity, grow flowers and enjoy 
the sun. 

And, in the event of fire, a balcony can 
provide a refuge. 

Sometimes, budgetary limitations and 
the search for economies bring the pro- 
vision of balconies into question. Too 
often, the answer is extreme with none 
being provided. A more rational and 
satisfactory solution would seem to lie in 
inclusion of some balconies, especially 
for the lower floors, or one common 
balcony per floor. 


Security 

The design of balconies must create a 
feeling of security. This is very important 
to the elderly, and can be achieved in 
low-rise buildings by providing: 
semi-recessed balconies; and 

a railing at height of about 3-feet 10- 
inches to 4-feet 2-inches that is secure in 
both function and appearance. 


Height Limitations 

Balconies have not been entirely suc- 
cessful in high-rise buildings, partly 
because of high winds but also because 
of feelings of vertigo The height at 
which balconies virtually cease to be 
useful will vary with location. However, 


Plan of semi-recessed balcony 


from about 12 to 20 floors they may be 
used only infrequently, and above 20, 
probably constitute an unnecessary 
expenditure. 


Design Guidelines 

The following guidelines are offered to 
assist in the design of balconies, which 
should: 


- be protected from prevailing cold autumn 


. 


and spring winds; 
allow maximum sun penetration; 


* provide a view from a sitting position; 

* provide privacy from adjacent balconies; 
- instil a sense of security; 

- be of a minimum width of 6-feet clear to 


. 


provide space for several chairs and 
access; 
provide for planter boxes or pots; 


- be of a rough texture on the underside to 


disperse incident sounds; and 


- have a minimum threshold height to allow 


easy access from the unit. 


Section through balcony 


Textured 
surface to 
disperse sound 


Lighting 


General 

Higher-than-normal and even lighting is 
required in all units to compensate for 
failing eyesight. Strong contrasts of light 
and shadow should be avoided because 
of the eye’s decreasing powers of 
accommodation. 

The physical act of changing light 
bulbs in ceiling fixtures is difficult and 
possibly dangerous for old people. Wall 
fixtures mounted at an approximate 
height of from 5-feet 8-inches to 6-feet 
are a more satisfactory solution. Another 
possible alternative is the installation of 
a ceiling fixture with a retractable cord 
so that the light can be pulled down to a 
lower height. 

Rheostat light controls are desirable 
to allow for variation in individual need 
and preference. 

Light switches with locator lights 
should be provided in the important 
areas of entry hall, bedroom-bathroom 
corridor, bathroom and bedroom. 

Fixtures with more than one light bulb 
provide an additional aid, for if one bulb 
burns out, there is still light from the 
other until a replacement can be made. 

A generous scale of wall-plug outlets 
throughout the unit would add substan- 
tially to a flexible lighting system. 


Entrance Door 

The entrance doorway should be brightly 
illuminated for easy identification and 
operation of key and lock. See also 
“Doors Section’. 


31 


Kitchen 

A single ceiling light source in the 
kitchen is unsatisfactory because of 
shadows cast over working areas. At least 
one second fixture is needed, preferably 
mounted on the wall to cast as much 

light as possible on the sink, counter 

and stove. 


Bathroom 

A light placed over the wash-basin for 
washing and shaving, and a ceiling fixture 
are considered minimum in the bath- 
room. The alarm button should be 
equipped with a locator light. 


Bedroom 

The lighting design should be sufficiently 
flexible to permit a variety of lamps and 
fixtures, including lamp-stands, bed 
lights, and dresser illumination. Wall-plug 
outlets would be necessary to meet 
these conditions. As well, the alarm but- 
ton should be lighted. 


Hall 

The hall between the bedroom and bath- 
room is often used at night, so the 
provision of a light switch with a built-in 
locator light is important. 
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Dining Area 

As well as being used for eating, the 
dining area serves as a working or hobby 
area. These functions require differing 
qualities and intensities of light, which 
can best be met by a fixture having a 
rheostat control switch and a retract- 
able cord. 


Living Area 

The living area needs illumination for 
such pastimes as reading and sewing. 
The type of lighting recommended for the 
dining area may also be used in this 
area, and could be augmented by a free- 
standing lamp. 


Electrical 


General 

Switches and outlets should be located 
and placed to prevent unnecessary 
walking and stooping. At least one switch 
per room should be equipped witha 
locator light to allow use in the dark. 


Switches 
Switches should be located at a height 
of from 3-feet to 4-feet 8-inches. 


Electrical Outlets 
Outlets should be located at a minimum 
height of 1-foot 9-inches. 


Telephone 

Two outlets should be provided, one in 
the hall or kitchen, and the other in the 
bedroom. 


TV Cable 
Outlets should be located in the living 
room and the bedroom. 


Doors 


General 

Door design and selection should reflect 
the limited muscular strength and poor 
eyesight of old people, and the temporary 
confinement of some to wheelchairs. 


Entrance Doors 

Entrance doors must therefore be at 

least 2-feet 10-inches wide, and should be 
of solid-core construction with weather 
stripping. 

They should also be well lighted from 
the outside, and easily identifiable by 
color and large address numbers. If a 
peep hole is provided, it should be about 
4-feet 10-inches from the floor. 


Bathroom Door 

The bathroom door should be 2-feet 
8-inches wide to allow wheelchair access, 
and it should open outwards. If a lock 

is provided, it must be operable from the 
outside. 


Other Doors 

All other doors in the unit should be a 
minimum of 2-feet 8-inches wide to 
allow passage of a wheelchair. 


Door Handles 

Lever-type door handles are recom- 
mended as they can more easily be used 
by persons with arthritic hands. 


Entrance door to the apartment unit 
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Door Locks 

Mounting height for keyed locks should 
be about 4-feet 6-inches to ease the diffi- 
culty of stooping and seeing keyholes. 


Fire Protection 

Local fire authorities should be con- 
sulted about requirements for door fire- 
ratings, and special smoke detecting 
equipment to close passage doors. 


Windows 


a 


General 

The elderly need a high lighting level 
even though their eyes are sensitive to 
glare. Generous window space should 
be provided, but windows should not be 
located in corners as these prevent an 
easy arrangement of furniture, especially 
in the living rooms. All windows should 
be equipped with curtain tracks. 


Cleaning 

Windows should be designed so that 
glass and fly screens can be cleaned 
from the inside. 


Opening Mechanisms 

Opening mechanisms for windows should 
be easy to operate by an arthritic person, 
and be mounted from 2-feet 6-inches to 
5-feet above the floor. 


Double Glazing 

From the standpoint of heat loss, double 
glazing may not be required in the more 
temperate regions. However, regardless 
of climate, double glazing will help to 
reduce noise transmissions and lessen 
convection drafts. 


Sliding Doors 

A strong floor-level draft is created when 
sliding doors are open. For this reason, 
they are not recommended as the only 
source of fresh air. 


Section through window 
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Sills 

A window seat or wide sill, of not less 
than 12-inches in width is useful as a 
seat, as a place for plants, and as well, 


adds a sense of security in high buildings. 


The finish of window sills should be 
impervious to moisture. 

Low window sills about 2-feet 6-inches 
from the floor will permit a seated or 
bedridden person to look out. 


Railings 

In high buildings, sturdy rails should be 
provided at a height of about 3-feet 
10-inches to 4-feet 2-inches in front of 
windows to add to both a real, anda 
psychological sense of security. 
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Floor Finishes 


General 
Slippery floors can be dangerous to old 
people, and strong patterns can create 
visual confusion, loss of balance, and 
appear to vary the height of the floor. 
Any of these could cause falls and 
serious injury. 
Floor finishes and patterns must there- 
fore be carefully selected to avoid such 
possibilities. 


Materials 

Easy floor maintenance is important 
because of a generally-lowered physical 
Capability. 

Vinyl-asbestos tile or equivalent is 
recommended for kitchens. 

A non-slip, resilient, water-resistant 
material is needed for bathrooms, and 
cushioned vinyl or vinyl-asbestos are 
examples of desirable floor-covering 
materials. 

Carpeting is a preferred material for the 
other rooms. The carpet should be of 
short pile and dense weave to ease the 
propulsion of a wheelchair, and it should 
be anti-static and easy to clean. 


Colors and Patterns 

Strong patterns should be avoided, and 
as in all small dwelling units, light colors 
will help to make rooms appear larger 
than they actually are. Dark colors have 
the opposite effect. 
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Appendix 1-—Environmental Needs 


1 Ontario Housing Corporation Proposal 
Call Document 1970: 

“All Senior Citizens Projects containing 
10 units or more must contain an ade- 
quate recreation or common room witha 
kitchen counter unit and adjacent chair 
storage room. Include $100.00 per unit 
allowance for lounge furniture and 
fittings.” 


2 “The Elderly in Older Urban Areas” — 
Paul L. Niebanck, University of Philadel- 
phia, Pennsylvania 1965, gave the rank of 
importance for community facilities and 
critical distances as perceived by older 
people: 


(1) Grocery 2-3 blocks 800-—1,200 ft. 
Store 


(2) Bus Stop 1-2blocks 400-800 ft. 


(3) Church Y%4—V2 mile 1,320— 
2,640 ft. 


(4) Drug Store 3 blocks 1,200 ft. 
(5) Clinicor %-—% mile 1,320-— 


Hospital 2,640 ft. 
(6) Bank Y% mile 1,320 ft. 
(7) Social 3 blocks 1,200 ft. 
Center 
(8) Library 1 mile 5,280 ft. 


3 “Urban Living Qualities from the Vantage 
Point of the Elderly’’—R. L. Wilson, 
University of North Carolina, 1960: 


aN 

Basic Environmental Objectives, as 

defined by the respondents: 

(1) Provision for an adequate income. 
(2) Opportunity for independence. 
(3) Familiarity. 

(4) Privacy. 

(5) Quiet. 

(6) Adequate nutrition. 

(7) Availability of health care. 

(8) Availability of specialized social 
services. 

(9) Opportunity for work. 

(10) Opportunity for social contact. 


“BY 
Things important in making a neighbor- 
hood an ideal place to live in: 

(1) Good roads and sidewalks. 

(2) Good public transport. 

(3) The right kind of people in your 
neighborhood. 

(4) A quiet neighborhood. 

(5) A neighborhood where people mind 
their own business. 

(6) Friends close by. 

(7) A friendly neighborhood with the type 
of people you can chat with on the street 
and visit often. 

(8) Plenty of parks. 

(9) Shopping facilities close by. 

(10) A neighborhood where you can be 
yourself and not worry about what people 
think. 

(11) A neighborhood that persons in other 
areas hold good opinions of. 

(12) A neighborhood with a mixture of all 
types of persons. 


Appendix 2 — Annotated Bibliography 


Studies, booklets, etc. 


Description 


“Perceptions and Fulfillment of Housing 
Needs of an Aging Population’’— 
M. B. Hamovitch, J. A. Peterson, 
A. E. Larson, University of Southern 
California Gerontology Center, 1969 


A survey of tenant attitudes in various 
types of housing. 


‘Some Aspects of Designing for Old 
People’’—Ministry of Housing and Local 
Government, Her Majesty’s Stationery 
Office, London, UK 


A brief design guide, giving specific 
design criteria. Good anthropometric 
data. 


“Housing the Elderly—Technical 
Standards of Design’’—George Kassa- 
baum, AIA, Chairman of Committee on 
Housing the Elderly, American Institute 


1962) 


of Architects (in AIA Journal, September 


A brief design guide, giving some very 
specific suggested standards. 


“The Elderly and Their Environment: 

A Pilot Inquiry into Senior Citizens’ 
_ Housing Satisfaction” —Study prepared 
Group Ltd. 


“Grouped Flatlets for Old People—A 


and Local Government, Her Majesty's 
Stationery Office, London, UK 


for CMHC in 1971 by Environics Research 


Sociological Study” —Ministry of Housing 


A survey of user attitudes in Toronto. 


Evaluation of residences by means of 
tenant interviews. Emphasizes impor- 
tance of administration. 


“Public Behaviour of Older People in 
_Congregate Housing”’—M. Powell 
Lawton, PHD., Philadelphia Gerontology 
Centre 


Detailed study of personal use and 
behaviour in the communal facilities of 
15 housing projects. 


Provincial proposal calls 


Several provincial housing agencies 
issue ‘‘proposal-call’’ documents which 
may provide valuable guidance on the 


requirements for senior citizens’ housing. 
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Books 


Description 


“Housing the Aged in Western 
Countries’ —Glenn Beyer and F. H. J. 
Nierstrasz, Elsevier Publishing Co., 1967 


A comparative review of design stan- 
dards in several European countries and 
USA. Not very specific on details in 

the unit. 


“Designing For The Disabled’’—Second 
Edition—Selwyn Goldsmith, McGraw 
Hill Book Co. 


An invaluable reference work for dis- 
ability aspects. Very complete in terms 
of detailed design criteria. 


“The Physiological Basis of Health Stan- 
dards for Dwellings’ —M. S. Goromosov, 
1968, World Health Organization. 


Summary of international research. 


“A Pattern Language which Generates 
Multi-Service Centers’ —Christopher 
Alexander, et al 1968, Center for Environ- 
mental Structure, Berkeley, Cal. 


Interesting presentation of psychological 
factors in the design of building spaces. 


“Acoustical Designing in Architecture” — 
Vern Knudson and Cyril Harris, 1959, 
John Wiley & Sons Inc., New York. 


Covers some Aspects of Hearing 
Capacities in Various Age Groups. 


“.E.S. Lighting Handbook” —Illuminating 
Engineering Society, 4th edition, 1969. 


Reference Work on Lighting Techniques 
and Recommended Illumination Levels. 


“California Retirement Communities’ — 
Michael B. Barker, Center for Real Estate 
and Urban Economics, Institute of Urban 
and Regional Development, University of 
California, Berkeley. 


A review of the development of retire- 
ment communities plus detailed review of 
specific projects. 
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